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SECTION 1. 

PURPOSE OF PHASE 1, ANALYSIS OF IMPEDIMENTS TO FAIR 

HOUSING, AND EXECUTIVE SUMMARY . 

 

EXECUTIVE SUMMARY . 

 

This Phase I Analysis of Impediments to Fair Housing directly pertains to the $1.6 billion in the 

second round of Community Development Block Grant funding allocated to the State of Texas 

by the U.S. Department of Housing and Urban Development (HUD) to assist citizens and 

communities to recover from the devastation of Hurricanes Dolly and Ike, both of which heavily 

impacted the Texas Coast during 2008.  The Phase I Analysis of Impediments is the result of two 

important factors: a greatly heightened emphasis by HUD on compliance with federal 

requirements to Affirmatively Further Fair Housing; and a fair housing complaint to HUD filed 

by two housing advocacy groups against the State of Texas.  The fair housing complaint resulted 

in a HUD-approved, legally binding conciliation agreement between the State and the 

complainants.  

Nothing in this document constitutes a legal finding that the State or any of its jurisdictions 

has violated or is in violation of any federal laws.  Nor is anything in this document 

intended to set forth a requirement or standard on which any allegation of a future 

violation may be based.   The Stateôs plan to pursue specific action steps as described in 

this document presumes continued federal and state appropriations authority to conduct 

such activities.  Where changes in state law or increased funding are necessary to carry out 

recommendations, the parties to this document acknowledge that is the ultimate decision of 

the Texas Legislature whether to enact laws and appropriate funds. 

This document also contains numerous recommendations for increased training of locally 

elected officials and their staffs. The State recognizes and respects the autonomy of 

independently elected officials and acknowledges there are limitations on its ability to 

direct independent, locally elected officials to take certain actions.  Nothing herein is 

intended to relieve the State of any of its obligations to comply with federal housing laws 

and the Conciliation Agreement, entered into May 25, 2010.  These obligations will 
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continue to be met by the designated state agencies, TDHCA and TDRA, or any successor 

agencies designated by the Legislature.   

One of the primary items included in the conciliation agreement (included as Appendix A) is that 

the State will complete a Phase I Analysis of Impediments to Fair Housing for the areas within 

the Dolly and Ike impacted areas and submit the Phase I Analysis of Impediments to HUD for 

review by January 1, 2011. 

The Phase I AI is intended to be a tool used by state agencies, and recipients and subrecipients of 

CDBG disaster recovery funds to promote the Stateôs goal that  infrastructure, housing and 

economic development projects affirmatively further fair housing within the impacted 

communities, as required by federal law. 

The Phase I AI identifies 16 impediments to fair housing and includes individual recommended 

actions that recipients and subrecipients of funding should consider as they allocate funding and 

prepare applications for projects that will be funded by the remainder of round 2 funds.  The 

impediments fall into four basic categories: education, training, planning, and enforcement.  

Some impediments pertain to activities to be conducted by the State.  Others pertain to local 

governments.  Not all impediments or recommended actions pertain to any single entity.  

Specific impediments and recommendations are presented in Section 8. 

The State completed the Phase I AI under a very demanding schedule using a variety of 

resources ï from specialized consultants and demographers to input from citizens, local 

governments and advocacy groups.  The Phase I AI also underwent substantial discussion and 

review by an AI Committee (as required in the conciliation agreement).  The AI Committee 

included representation by the complainants, the Texas Department of Housing and Community 

Affairs (ñTDHCAò), Texas Department of Rural Affairs (ñTDRAò), Association of Rural 

Communities In Texas (ñARCò), and the four councils of government most impacted by Dolly 

and Ike (i.e., Deep East Texas Council of Governments, Houston-Galveston Area Council, 

Lower Rio Grande Valley Regional Development Council, and the South East Regional Planning 

Commission).  
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Purpose of the Phase 1 Analysis of Impediments. 

It is almost impossible to describe a typical Texas community, much less identify all of its 

characteristics, its citizens and its challenges in a single document and we do not attempt to do so 

in this, Phase 1 of the stateôs Analysis to Impediments to Fair Housing (AI).  In section eight of 

this AI titled Compendium of Impediments and Possible Solutions, the state has identified  

several actions to help build a greater understanding of the Fair Housing Act and specifically to 

affirmatively further fair housing.  That section also identifies impediments and action steps to 

provide guidance on issues to address in a communityôs individual analysis of impediments to 

fair housing and as it seeks to affirmatively further fair housing.   

In examining impediments to Fair Housing for members of protected classes under the Fair 

Housing Act
1
 ï race, color, religion, national origin, sex, disability, and familial status - in this 

AI, we will also look at current federal and state complaints that allege any direct violations of 

the Fair Housing Act for root causes caused by public policies or by practices in the private 

market place whether intentional or unintentional that may limit fair housing choices for all 

Texans.   

As a result of heightened emphasis on fair housing by HUD and the conciliation agreement, the 

approach of this AI is different than previous versions presented by the State.  It reflects a change 

in what constitutes a comprehensive review of fair housing in communities.  This AI seeks to 

provide foundational research information regarding racial housing patterns and to provide 

guidance to assist a community in analyzing what it means to affirmatively further fair housing 

in their community in both housing and infrastructure projects.   

A Fair Housing Complaint Against the State of Texas. 

In 2008, HUD accepted a fair housing complaint filed by Texas housing advocates raising issues 

about Texasô ability to certify that it considered affirmatively furthering fair housing with 

disaster recovery funds.
2
  HUD sent Texas a ñRequest for Responseò to the issues raised in the 

complaint and indicated that after the response was received, they would conduct an 

investigation if necessary.  Among the points raised in the complaint was that the State, and 

                                                 
 
1 42 USC §3601 
2 Case No. 06-1ð0410-8 (Title VII) and Case No. 06-10-0410-9 (§109) 
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several potential local sub-recipients of the disaster funding, had inadequate or outdated AIôs 

with which to certify that the state was affirmatively furthering fair housing. 

Development of a Conciliation Agreement. 

HUD informed the state that absent reaching a conciliation agreement with the housing 

advocates, HUD would immediately launch an investigation in Texas, much as it did with 

Westchester County, N.Y., and halt all CDBG funding in the state, including disaster recovery 

funding.  Rather than delay the funds for the length of a pending investigation, the State moved 

toward a Conciliation Agreement
3
 with the Complainants to ensure Texas had access to more 

than $3.1 billion in disaster recovery funds.  The Conciliation Agreement is included as 

Appendix A. 

An Overview of the Phase I AI Process. 

To meet the concerns raised in the complaint the parties agreed to develop the stateôs updated AI 

in two Phases.  Phase 1 will focus on areas of the state that are receiving the majority of disaster 

funding awarded to Texas by Congress.
4
  Phase 2 will address the balance of the state. 

In preparing the AI under these unusual circumstances, the state had to look at combining 

elements of both a traditional statewide AI with selective elements of a local AI to help provide 

guidance to the cities and counties receiving disaster funds.  In reality, the ability to take on this 

task in roughly 120 days and cover each community was not possible using a traditional method.  

In the Conciliation Agreement, TDHCA agreed to appoint a committee to work with the state.
5
 

The Committee, in an effort to make the AI document more user friendly, determined that in 

many cases, communities fell into four groups that were similar in nature.  These groups are 

represented in Sections three through six of this document, and include: 

Section 3.  Evaluation of Large Urban Centers and Surrounding AreasðHouston and Galveston.  

Section 4.  Golden Triangle and Surrounding Communities. 

                                                 
 
3 Attached as Addendum A 
4 Public Law 110-329. 
5 The Committee was made up of two representatives from the housing advocacy community, two members from Texas Department of Rural Affairs, two 
members from TDHCA, one representative of rural communities, and one representative from each of the four non-pool COGs.   
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Section 5.  Lower Rio Grande Valley. 

Section 6.  Evaluation of Small CommunitiesðDeep East Texas Council of Governments. 

With that distinction, information could be gathered that might not address each issue in every 

community, but represent a fairly comprehensive set of circumstances that would provide 

direction to similar size and resourced cities as to what to consider in reviewing their 

commitment to affirmatively further fair housing.   

In order to complete the work in a timely fashion, the state determined that a collaborative 

approach would be necessary and contracted with the Southwest Fair Housing Council 

(SWFHC) in Tucson, Arizona selected from a list of recommended consultants, as the primary 

contractor to develop the AI.  SWFHC conducted interviews, held focus groups and gathered 

data on allegations of individual acts of discrimination for the report as well as coordinating 

additional efforts and supervising subcontractors.  SWFHC contracted with National Community 

Reinvestment Coalition to conduct a portfolio and market share analysis using 2008 Home 

Mortgage Disclosure Act data and the HOPE Fair Housing Center for information regarding 

complaints.  Rice University and Dr. Steve Murdock (a former census bureau director and former 

state chief demographer) were retained to help provide the demographic and community housing 

patterns for the document.  TDHCA staff were also involved in the research and drafting process.   

The AI as drafted has foundational information regarding the members of protected classes, 

residential patterns, and use of public funds to be used as resources for the public or a 

community planning staff to assist in their own reviews regarding affirmatively furthering fair 

housing.   

Appendix C provides a table of individual fair housing complaints made to HUD identified by 

type and outcomes by county. Appendix D contains tables using 1990 and 2000 census 

information that break out the demographic dataðincluding racial segregation patterns in 

neighborhood groupsðfor communities over 10,000 in population.  Presented with this are 

visual representations of the concentration of minorities and poverty in the communities by 

neighborhood groups. Also included in Appendix D is a representative sample of smaller 

communities (those having more than one census tract for comparisons) to demonstrate the racial 

concentrations in smaller communities.   
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Communities in the hurricane impacted area have provided their funding patterns for the past 

seven years as Appendix F in this document.  This provides information on the way other 

communities with similar populations and funding use their public funds in both infrastructure 

and housing programs. 

Appendix H provides a resource for the Home Mortgage Disclosure Act tables used to develop 

the section on mortgage lending trends related to race.  The mortgage information does take into 

account similar income patterns, but does not conduct a cross- analysis for all reasons why loans 

were denied. Appendix B provides a map of the location of subsidized housing and Housing 

Choice Voucher holders in the relevant jurisdictions.   

Relevance of the Phase I AI. 

In developing this Analysis of Impediments to Fair Housing (AI), the State of Texas has worked 

closely with representatives from the communities impacted by Hurricanes Ike and Dolly, 

persons representing fair housing, and civil rights advocacy groups.  The public was also invited 

to provide input through surveys, focus groups, and public comment periods. 

The State of Texas is anticipated to continue its population growth and to move toward a 

different ethnic make-up with Hispanics increasing as a percentage of the population in a steady 

growth rate.  Although not all portions of the hurricane impacted areas will see growth, the 

population will change.  The stateôs and the impacted regionôs population is also aging, with a 

greater need to provide support as the number of persons who are 65 and older increases.  As 

such, accessibility and the availability of affordable housing could be even more in demand in 

the future.  

Texas is a diverse culture and faces many challenges.  The challenges include the size of Texas 

and its growing population and the demands placed on the state as a result.  The Texas labor 

force at 12 million is second only to the Californiaôs labor force of 18 million. Texas ranks as the 

number one state for Projected Job Growth from 2009 to 2019.
6
  In addition to the increasing 

population within, Texas remains the number one relocation destination in the U.S. for the fifth 

year in a row based on Allied Van Linesô 42nd Annual Magnet Report, which tracks U.S. 

                                                 
 
6 Time Magazine, May 25, 2009. 
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migration patterns.
7
  Part of the reason for the migration is that, according to the Missouri 

Economic Research & Information Center, Texas ranks fifth in the nation for lowest cost-of-

living.
8
 

Still, despite it cost of living and projected job growth, the AI has identified that hurricane 

impacted communities, and the state as a whole, have groups that need special consideration to 

fully integrate these communities and make fair housing choice a reality.  In addition to protected 

classes under the Fair Housing Act, the AI specifically identifies homeless populations, colonias 

communities, migratory farm workers, persons with special needs, persons with HIV/AIDS, and 

the incidences of poverty in communities, as well as the barriers that exist to providing these 

populations with access to housing. 

The report identifies limitations on the availability of safe, quality, affordable housing, especially 

in high opportunity areas, as defined by future rules.  The report also identifies challenges due to 

substandard housing with incomplete plumbing, overcrowding and cost burdens that limit fair 

housing choices for persons of limited means.  

Several impediments are identified that are consistent by region, as well as some that are 

localized into certain regions or only parts of a region. Below is a quick summary of the 

identified impediments and the action steps identified to help overcome the impediment.  For a 

full list, please review Section 8 of this AI. 

 HMDA research shows that, in general, minorities tend to receive fewer loans, or receive less 

favorable terms, as a percentage of the population than non-Hispanic whites.  The analysis does 

not look at all factors that go into a loan, such as credit history, but it does try to compare similar 

levels of income.  Several action steps were identified to assist in creating better access, 

including seeking additional education for mortgage professionals, TDHCA adding into its First 

time Homebuyer Programs affirmatively furthering fair housing training, and additional 

monitoring of that program to determine if the racial percentages correspond to the racial make-

up of the market place.  The HMDA research, however, does not address the impact of federal 

mandates on lending institutions that led to risky, sub-prime loans that placed persons in homes 

                                                 
 
7 SIRVA, Inc., Jan. 2010 
8 http://www.missourieconomy.org/indicators/cost_of_living/index.stm 

http://www.missourieconomy.org/indicators/cost_of_living/index.stm
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they could not afford and eventually helped precipitate the collapse of the housing industry ï and 

the impact that has had on financing and construction of affordable housing.  

In addition, while not a clear representative sample, allegations of discriminatory acts were 

identified in the focus groups regarding the rental and sale markets.  National research by civil 

rights advocates has indicated that, in some communities, there is a practice of steering persons 

of color into communities populated by persons of the same race.  No surveys or testing were 

conducted in Texas specifically for this AI, but based on racial patterns and the prevalence found 

in other testing, Texas proposes to look at testing and enforcement provisions coordinated and 

paid for by TDHCA. In addition, the AI proposes that TDHCA and TDRA will request more 

training for real estate related professionals about affirmatively furthering fair housing in real 

estate transactions.  TDHCA proposes to monitor its programs for compliance and consistency, 

and to place more emphasis on subrecipients in developing affirmative marketing plans. 

TDHCA proposes to work with the Texas Workforce Commission, which is the Fair Housing 

enforcement agency in Texas, to better educate the public on Fair Housing issues and how to 

report claims of violations.  The state intends to work collectively to build coalitions and 

promote programs that provide a greater awareness of the Fair Housing Act. 

The report identifies the Not In My Back Yard (ñNIMBYò) syndrome as a potential impediment 

to locating multi-family housing in high opportunity areas.  Through coalitions and education, 

the actions steps identify ways to lessen the impact of NIMBYism including education of 

leadership in communities. 

In the public sector, the AI identifies some areas where public policy, either intentionally or 

unintentionally, may have promoted racial segregation.  The section identifies 20 action steps 

that involve the review of public policies, commitments to rebuild, and how to make forward-

looking funding decisions after careful review of current on-the-ground situations. 

As was previously stated, not much in the way of testing or enforcement of Fair Housing issues 

has gone on in Texas by any level of government.  The AI proposes to increase testing and 

enforcement where appropriate.  Further, it proposes that the state and local governments will 

work to increase awareness of the Fair Housing claim process through additional literature or 

placement of a contact about Fair Housing issues on its website. 
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Another area called for in AIôs and represented in this document is an examination of local land 

use or zoning requirements.  While not every jurisdictionôs ordinances have been reviewed, in 

Section 4 we walk through some of the more common issues that may limit fair housing choice 

and identify action steps to encourage a review of local ordinances that may impact those 

choices. 

An ongoing concern directly related to the impacted areas is the ability of the federal, state and 

local governments to re-house persons after a disaster.  While this impediment cuts across the 

board, it can be especially hard on persons with special needs or those living in poverty.  The 

action steps encourage a more complete reviewðincluding duplication of benefits issuesðto 

assist people in relocating quickly. 

Potential barriers to those with special needs are included in this report.  With the population 

aging, this could become a greater concern. The action steps include proposals for removing 

barriers, locating sites and removing public barriers and altering private attitudes to locating 

special needs housing in communities where it has the greatest access. 

The lack of resources available to: increase housing, provide more access, and despite Texas 

leading in job growth, create jobs is also identified as an impediment in this AI. Using these 

limited resources more efficiently and targeting the resources should be done.  In addition, 

developing a comprehensive Section 3 plan could provide more jobs and allow for movement of 

low-income persons. 

Texas has dedicated significant resources to working with the issue of Colonias in Texas.  

However, there is still work which needs to be done.  The AI identifies potential impediments of 

directing people due to national origin and recommends looking at creating a greater awareness 

of the issues in the areas that remain under served or un-served. 

As a result of looking at storm damage, the state is aware of insurance patterns and the high cost 

of insurance to homeowners in the most impacted areas.  The state plans to include training in its 

homebuyer programs that will counsel applicants on the importance of shopping for and 

maintaining insurance. 

With this AI, the state is moving to improve the information gathered and analyzed in the pursuit 

of affirmatively furthering fair housing in conjunction with current national trends in drafting of 
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AIs being discussed by HUD. The state and local communities plan for increased training and 

looking at information in a manner that encourages informed decisions going forward. 

In conclusion, the state and the local jurisdictions have identified major steps to providing a path 

that will help bring greater awareness about the Fair Housing Act to the public in decision 

making processes. 

Next Steps. 

The draft Phase I AI will be submitted first to the public for comment and then to the TDHCA 

Board for approval prior to submission to HUD.  Once the Phase I AI is accepted by HUD, the 

State will begin the process of working with the Councils of Government to develop regional 

methods of distribution to support allocation and release of remaining round 2 funding.  
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SECTION 2. 

BACK GROUND OF REGION . 

Demographics. 
 

Population Growth. 

Texas is experiencing incredible growth, adding approximately 3,111,480 people between 2002 

and 2008.  In fact, Texas has grown much faster than the national average, a difference of 

14.6percent to 8.3percent respectively.
9
  Accompanying this growth in population, traditional 

population characteristics are also changing.  The Non Hispanic White population is anticipated 

to decrease in both raw numbers and as a percentage of the population by 2040.
10

  Depending on 

the selected migration formula, the percentage of the population that is black is expected to 

decrease in the future when looking at the Zero Net Migration formula remaining relatively flat 

in raw numbers.
11

  If a different model is used, the percentages will still decline based on other 

groupsô projected growth, but the raw number of persons grows.  The ñotherò classification 

remains relatively stable under the Zero Net Formula but more than doubles in population under 

the 0.5 formula.  Under any model, both as a raw number and as a percentage of the population, 

the  Hispanic group is expected to grow dramatically to where Hispanics will be the largest 

classification in 2040 representing approximately 52percent of the population under the Net 

Migration of 0.5percent formula.
12

   

Table 2-1 

Projected Population State of Texas 

Year Non 
Hispanic 

White 

 Black  Hispanic  Other  Total  

2000 11,074,716  2,604.162  6,669,666  685,785  20,581,820  

Year Non 
Hispanic 

White 
0.0 

scenario 

Non 
Hispanic 

White 
0.5 

Scenario 

Black 
0.0 

Scenario 

Black 
0.5 

Scenario 

Hispanic 
0.0 

Scenario 

Hispanic 
0.5 Scenario 

Other 
0.0 

Scenari
o 

0ther 
0.5 Scenario 

Total 
0.0 Scenario 

Total 
0.5 

Scenario 

2010 11,292,858 11,494,673 2,604,162 2,730,659 7,986,640 8,999,827 776,088 953,348 22,659,748 24,178,507 

 
2020 

 
11,320,857 

 
11,735,043 

 
2,727,365 

 
3,004,173 

 
9,220,971 

 
11,742,820 

 
828,786 

 
1,256,342 

 
24,097,979 

 
27,738,378 

 
2040 

 
10,559,190 

 
11,382,992 

 
2,697,888 

 
3,282,413 

 
11,408,456 

 
18,391,333 

 
856,047 

 
1,854,592 

 
25,561,581 

 
35,012,330 

                                                 
 
9  U.S. Census Bureau, 2002, 2008 Community Survey  
10 Table 2.7  Population for the State of Texas and Councils of Government Regions in Texas in 200 and Projections to 2040 Assuming Alternative Population 
Scenarios, retrieved at http://txsdc.utsa.edu/pubsrep/  
11 Ibid. 
12 Ibid. 

http://txsdc.utsa.edu/pubsrep/
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Additional information regarding population sizes, including growth by race, will be covered in 

each of the sections that deal with specific communities or areas.  In addition, the materials 

contained in Appendix D will provide more direct population figures for all 63 impacted counties 

and selected communities.  The information in Appendix D will analyze the growth factor in 

population and race from 1990 to 2000.  A subsequent report will provide the additional data 

from the 2010 U.S. Census that is unavailable at the time of this report.  It is anticipated that 

2010 information should be ready not later than March of 2011. 

Age. 

Included in the changing demographics is the aging of the population in Texas.  Under all 

migration scenarios, the median age of the population will increase across the board as will the 

corresponding percentage of the population that is 65 and older in all race categories.  This aging 

of the population has significant impacts on the availability of housing and resources that can 

accommodate special needs persons. 

Table 2.2 shows the populationôs anticipated aging according to the demographers located at the 

University of Texas at San Antonio.  This table demonstrates that the percentage of the 

population who is over sixty five will increase in raw numbers within the age category and as a 

percentage of the population as a whole.
13

  The 2040 data assumes rates of net migration equal to 

one-half of 1990-2000 (.5 Scenario) and is neither the least nor the most conservative estimate by 

the demographers.  

Table 2.2 

Age by Age Group and Race/Ethnicity 

Age 

Group 

Non 

Hispanic 

White 

2000 

Non 

Hispanic 

White 

2040 

Black 

2000 

Black 

2040 

Hispanic 

2000 

Hispanic 

2040 

Other 

2000 

Other 

2040 

Total 

2000 

Total 

2040 

<18 23.0 17.2 31.7 19.8 35.8 26.0 26.1 15.5 28.2 22.0 

18-24 8.8 7.6 11.2 9.2 13.2 10.1 11.2 6.5 10.6 9.0 

25-44 30.1 23.9 32.1 27.6 31.8 29.4 37.7 24.2 31.1 27.1 

45-64 24.4 25.4 17.7 26.8 14.0 22.3 20.1 25.5 20.2 23.9 

65+ 13.7 25.9 7.3 16.6 5.2 12.2 4.9 28.3 9.9 18.00 

Median  38.0 46.0 29.6 40.4 25.5 34.2 31.1 47.9 32.3 38.8 

 
                                                 
 
13 Table 2.14 Percentage of population for the State of Texas and Council of Government Regions in Texas by Age and Race/Ethnicity of the Population and 
Median Age by Race/Ethnicity in 2000 and Projections to 2040 Assuming Alternative Projection Scenarios.  http://txsdc.utsa.edu/pubsrep/ 
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Aging populations place different pressures on infrastructure and housing.  One indicator of 

increased need is that the 2005 to 2007 American Community Survey found that 45.3 percent of 

the population 65 years and older had a disability during this time period.
14

  Additionally, the 

Aging Texas Well Indicators Survey Report for 2009 reported that ñ14 percent of Texans age 60 

and older reported that their homesô  doorways, hallways, kitchen, bathrooms, and closets needed 

substantial modification to make it easier to get around inside.  Thirty-eight percent of older 

Texans did not know where to go for help in making these types of improvements.ò
15

  The same 

survey found that among older Texans more than 80 percent own their own homes and 60 

percent of those do not make mortgage payments.
16

 The survey conducted in 2008 found that 20 

percent of seniors rent with only 4 percent having some form of rent-free situation.  The survey 

also points out that 56 percent of seniors in 2008 spent more than one-third of their income for 

total household expenses including 21 percent that spent more than half of their income for 

household related expenses.
17

 

Poverty and Income. 

According to census data updated by HISTA projections, approximately 3,585,250 people in 

Texas lived below the poverty line in 2009. According to the American Community Survey for 

2006 to 2008, Texas had a poverty rate of 16.3 percent during this time period compared to the 

national poverty rate of 13.2 percent. Conditions are particularly acute in the colonias, 

unincorporated areas along the Texas-Mexico border lacking infrastructure and decent housing.  

Minority populations continue to be overrepresented in the Texas population under the poverty 

level.  According to the 2006 to 2008 American Community Survey, during that three-year 

period, the percent of Black or African American and Some Other Race populations under the 

poverty level were 23.9 to 24.10 percent, respectively.  Other recorded races show a much lower 

poverty rate ranging from 14.10 percent to 17.8 percent.  Similarly, the Hispanic population in 

poverty was 16.2 percent higher than white alone.
18

    

                                                 
 
14 U.S. Census Bureau, 2005-2007 American Community Survey. (n.d.) Subject Tables. Retrieved from http://factfinder.census.gov. 
15 Aging Texas Well, Indicators Survey Overview Report 2009, Texas Department of Aging and Disability Services Center for Policy and Innovation, April 2009, at 
page 55. 
16 Ibid at page 54. 
17 Ibid. 
18 U.S. Census Bureau, 2006-2008 American Community Survey. (n.d.). Subject tables. Retrieved from http://factfinder.census.gov. 
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Poverty is an issue in Texas across all race groups as Table 2.3 indicates.  The lowest percentage 

below the poverty rate is among Asians with 11.40 percent and the highest is among Hispanic or 

Latino origin with just under one-in-four below the poverty level.   

Table 2.3 

Annual Poverty Estimates by Race and Latino Origin ï Texas, 2006 to 2008 

 Total Below poverty level 
Percent below poverty 

level 

One race 22,798,691 3,721,271 16.30% 

White 16,637,808 2,352,590 14.10% 

Black or African American 2,597,993 620,334 23.90% 

American Indian and Alaska Native 114,474 20,355 17.80% 

Asian 796,800 91,128 11.40% 

Native Hawaiian and Other Pacific Islander 17,365 2,885 16.60% 

Some other race 2,634,251 633,979 24.10% 

Two or more races 433,501 70,817 16.30% 

     

Hispanic or Latino origin (of any race) 8,397,171 2,086,053 24.80% 

White alone, not Hispanic or Latino 11,113,284 952,621 8.60% 

Source: 2006 to 2008 American Community Survey 3-Year Estimates 

 

Many families who rely on low-wage occupations for a living find it difficult to cover all 

essential expenses. According to a study by the Center for Public Policy Priorities, ña significant 

proportion of families throughout the state struggle paycheck-to-paycheck to make ends meet.ò 

The study examined a typical familyôs fundamental expenses, such as housing, food, child care, 

medical costs, transportation, taxes, etc., and compared the total bill to typical wages earned in 

the 27 Texas Metropolitan Statistical Areas. The study asserts that a family of four in Texas 

requires a household hourly income of $18 to $22 per hour (depending on the metro area in 

which the family lives) to simply meet its most basic needs. In a majority of Texas metro areas, 

however, half of the total employment is in occupations with a median wage under $10 per 

hour.
19

 

In addition, expected economic growth will not necessarily lift the lowest-income groups. The 

Texas Comptrollerôs Biennial Revenue Estimate predicts that the fastest growing sector of the 

state economy for 2010-2011 will be the professional and business services.  This sector was also 

                                                 
 
19 Center for Public Policy Priorities. (2002, September 1). Making it: what it really takes to live in Texas. Retrieved from 
http://www.cppp.org/research.php?aid=120. 



 
March 2011 State of Texas Analysis to Impediments to Fair Housing Page 22 of 196 

 

the fastest growing in 2008-2009, and it requires specialized education and skills.
20

  While this 

growth may buoy the state economy, it may not raise many low-income families, who may not 

have the necessary education or training, from their current positions. 

Homeless Persons. 

The National Alliance to End Homelessness estimates that for Texas in 2007, there were 

approximately 39,761 homeless people using a point-in-time estimate in January.  The number of 

homeless in 2007 decreased from 2005 by 8.87 percent.
21

  However, estimates of homeless 

populations vary widely; the migratory nature of the homeless population, the stigma associated 

with homelessness, and the fact that many homeless individuals lack basic documentation all 

contribute to the difficulty of making an accurate count. Most homeless counts are ñpoint in 

timeò estimates, which do not capture the revolving-door phenomenon of persons moving in and 

out of shelters over time. The Texas Interagency Council for the Homeless estimates that 

approximately 200,000 people in Texas, or about 1 percent of the population, are homeless, 

which is higher than the National Alliances to End Homelessnessô point in time estimate.
22 

 

Furthermore, the homeless population can be classified into three categories: literally homeless, 

which describes those who have no permanent residence and stay in shelters or public places; 

marginally homeless, which includes those who live temporarily with other people and have no 

prospects for housing; and people at risk of homelessness. People at risk of homelessness 

generally have incomes below the poverty level, rely on utility and rental assistance, and may be 

unable to absorb unexpected events such as the loss of a job or serious illness.  

The homeless population is not homogenous: there are homeless families with children, 

homeless youth, homeless minorities, homeless in rural areas, homeless victims of domestic 

violence, homeless persons with mental illness and disabilities, elderly persons, homeless 

veterans, and chronically homeless people.  Though these subpopulations may have different 

characteristics, the two main trends significant in the rise of homelessness can be connected to 

                                                 
 
20 Texas Comptroller of Public Accounts. (2009, January). Biennial revenue estimate: 2010-2011.  Retrieved from 
http://www.window.state.tx.us/taxbud/bre2010/outlook.html. 
21 National Alliance to End Homelessness, Homeless Research Institute.  (2009, January). Homeless counts: Changes in homelessness from 2005 to 2007. 
Retrieved from http://www.endhomelessness.org/content/article/detail/2158. 
22 Texas Interagency Council for the Homeless. (2000). Key facts.  Retrieved from  http://www.tich.state.tx.us/facts.htm 
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the poverty (characterized by the decline in employment opportunities and public assistance 

programs) and a shortage of affordable housing.
23

  

Table 2-4 breaks out the homeless population in Texas by the Comptrollerôs standard regions.  

Note that the issue is present in every region in both Rural and Urban areas. 

Table 2-4 

Homeless, group quarters population by region ï Texas, 2010 

Region Rural Urban Total 

1   510      1,986      2,496  

2   451      1,761      2,212  

3   756    12,937    13,693  

4   722      2,230      2,952  

5   537         990      1,527  

6   976    17,340    18,316  

7   197      8,015      8,212  

8   571      1,639      2,210  

9   751      6,497      7,248  

10   428      2,631      3,059  

11   309      2,083      2,392  

12 226 1,084 1,310 

13     15      2,056      2,071  

State Total 6,449 61,249 67,698 
Source: Nielsen Claritas, Ribbon Demographics, 2010. 

 

Persons with Disabilities. 

In the past, public-program spending for long-term services and supports for persons with 

disabilities in Texas was allocated in large part to institutional facilities such as nursing homes. 

However, over the last two decades, with the advent of Medicaid waivers, home- and 

community-based service alternatives have become an increasingly significant option and 

choice, as witnessed through recent federal and state legislation. With these services and 

supports provided in a residential setting, Texas has witnessed a large drop in its institutionalized 

population, from over 12,000 in 1977 to 4,789 in 2008.
24

  

A significant number of persons with disabilities face extreme housing needs. Research 

conducted by the national Housing Task Force of the Consortium for Citizens with Disabilities 

found that as many as 2.4 million households with disabilities have ñworst-case housing needs,ò 

defined by HUD as unassisted renters with income below 50 percent of their areaôs median 

                                                 
 
23 National Coalition for the Homeless. (2008, June). Why are people homeless? NCH Fact Sheet #1. Retrieved from 
http://www.nationalhomeless.org/factsheets/who.html 
24 Research and Training Center on Community Living, (2009) Residential Services for Persons with Developmental Disabilities: Status and Trends Through 
2008: Profiles of Trends in State Residential Services by State, Retrieved from http://rtc.umn.edu/docs/risp2008.pdf 
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income who pay more than half of their income for housing or live in severely substandard 

housing, or both.
25

 This is in line with the finding that the incidence of poverty is much higher 

for persons ages 25 to 64 with a severe disability (27%) or non-severe disability (12%) as 

compared to no disability (9%).
26 
In fact, HUDôs Office of Policy Development and Research 

reported that almost two-thirds of unassisted very low-income renter households with disabilities 

have worst-case housing needs.
27

 

Texas has a slightly lower proportion of persons with disabilities compared to the national 

average of 19.3 percent of the total population. Of those Texans with disabilities, approximately 

82 percent live in urban areas. Persons with disabilities are more likely to be living in urban areas 

due to the ability to access transportation and the close proximity to health-related and other 

services and supports.
28

  Table 2-5 provides estimates of persons with disabilities in Texas by the 

Comptrollerôs standard regions. 

Table 2-5 

Persons with disabilities ï Texas, 2000 

Region Rural Urban Total 

1     58,338         80,182       138,520  

2     58,455         46,870       105,325  

3     43,463       844,754       888,217  

4   100,532       113,221       213,753  

5     75,970         74,559       150,529  

6     30,563       770,873       801,436  

7     19,633       170,593       190,226  

8     58,664       102,079       160,743  

9     42,046       295,495       337,541  

10     54,085         87,507       141,592  

11     51,933       205,905       257,838  

12     34,372         57,428         91,800  

13       5,455       122,545       128,000  

State Total   633,509    2,972,011    3,605,520  
Source: Census 2000, urban defined by designation as an MSA. 

 

Public Housing Residents. 

Beginning in the 1930s, local public housing authorities (PHA) built and managed properties for 

low-income residents primarily through funding provided by the U.S. Department of Housing 

and Community Affairs (HUD).  Most of the public housing developments were completed in 

                                                 
 
25 Technical Assistance Collaborative Inc., Housing Task Force of the Consortium for Citizens with Disabilities, (2008) The Hidden Housing Crisis: Worst Case 
Housing Needs Among Adults With Disabilities, http://www.tacinc.org/downloads/HiddenHousCrisis.pdf   
26 National Council on Disability, (January 2010) The State of Housing in America in the 21st Century: A Disability Perspective 
27 US Department of Housing and Urban Development, Office of Policy Development and Research, (May 2010) Worst Case Housing Needs 2007: A Report to 
Congress   
28 Housing & Health Services Coordination Council, Testimony of Theresa Cruz, Director of the State Office of Rural Health, Texas Department of Rural Affairs: 
HHSCC Public Forums, 8 February 2010.  
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the 1970s.  By 1993, HUD created HOPE VI to replace deteriorating public housing stock with 

mixed-income developments.  Nationwide in the mid-1990s, 61 percent of public housing is 

located in the central city, 19 percent in the suburbs, and 20 percent in non-metropolitan areas.  

The median length of stay in public housing is 4.7 years and families with children stay a median 

of 3.2 years.
29 

 

A study entitled Federal Programs for Addressing Low-Income Housing Needs: A Policy Primer 

(2002) found that a majority of public housing residents were employed or searching for 

employment.  However, most residents worked part-time, low-paying jobs offering no fringe 

benefits.
30 

 Public housing residents may have educational barriers or transportation barriers that 

prevent them from transitioning to market-rate housing. 
31

 

In Texas, according to HUD, there are 63,416 public housing units as of 2010.   

Table 2-6 

PHA Units ï Texas, 2010 

Region Rural Urban PHA Units 

1 479 1,095 1,574 

2 1,864 2,056 3,920 

3 4,998 5,313 10,311 

4 654 2,731 3,385 

5 645 2,606 3,251 

6 5,462 300 5,762 

7 3,215 309 3,524 

8 3,414 774 4,188 

9 7,953 268 8,221 

10 3,904 673 4,577 

11 3,548 3,867 7,415 

12 604 649 1,253 

13 - 6,035 6,035 

State Total 36,740 26,676 63,416 
Source: US Department of Housing and Urban Development. 

 

Persons Living with HIV/AIDS. 

According to the Texas Department of State Health Servicesô 2010 Texas Integrated 

Epidemiologic Profile for HIV/AIDS Prevention and Services Planning, HIV/AIDS cases are not 

evenly distributed across Texas. In 2008, Persons Living with HIV/AIDS (PLWHA) were 

concentrated in metropolitan areas, with over half residing in the Houston and Dallas 

                                                 
 
29 Turner, M. A. & Kingsley, G. T. (2008, December).  Federal programs for addressing low-income housing needs: A policy primer. The Urban Institute. 
Retrieved from http://www.urban.org/uploadedPDF/411798_low-income_housing.pdf.  
30 Martinez, J. M. (2002, September).  The employment experiences of public housing residents: Findings from the jobs-plus baseline survey. Retrieved from 
http://www.mdrc.org/publications/25/overview.html. 
31 Turner, M. A. & Kingsley, G. T. (2008, December).  Federal programs for addressing low-income housing needs: A policy primer. The Urban Institute. 
Retrieved from http://www.urban.org/uploadedPDF/411798_low-income_housing.pdf.  
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metropolitan areas. In contrast, South and West Texas had the lowest rates of PLWHA in 2008.
32

 

The highest rates of living cases were in the 45-54 age groups. 

In looking at how client services funds were allocated by service category, the 2008-2010 Texas 

Statewide Coordinate Statement of Need (SCSN) found that housing was the second largest 

allocation category, with $14,765,131 provided to PLWHA in 2007.
 33

 However, SCSN also 

reported affordable housing as one of the two most frequent gaps in services identified by clients 

in six of the seven HIV Service Delivery Areas (HSDAs) assessed in Texas. For certain 

PLWHA, specifically for single women and single men without children, the availability of Ryan 

White & Housing Opportunities for Persons with AIDS (HOPWA) funded housing is a particular 

problem. Also, many HIV positive women with children who have had access to stable housing 

through Ryan White funds will lose this benefit once their children turn 18 and leave the home. 

Finally, through informant interviews, the SCSN found that reimbursement rates for housing are 

below fair market rates, which place clients into housing in high crime/low income areas which 

may lead to substance abuse issues, crime, and other factors that are known to affect access and 

maintenance in care. 

Over 95 percent of PLWHA live in urban areas. The reason behind such a large urban 

concentration, as found in the SCSN, is a lack of available health care choices in non-urban 

service areas and the effect on access to care, especially for specialty services and the availability 

of affordable housing.
34

 See Table 2-7 for more details on persons living with HIV/AIDS in 

Texas. 

                                                 
 
32 Texas Department of State Health Services, (April 2010) 2010 Texas Integrated Epidemiologic Profile for HIV/AIDS Prevention and Services Planning, 
http://www.dshs.state.tx.us/hivstd/reports/HIVandAIDSinTexas.pdf 
33 Texas Department of State Health Services (June 2008), 2008 ï 2010 Texas Statewide Coordinated Statement of Need, 
http://www.dshs.state.tx.us/hivstd/planning/docs/SCSN_2008-2010.pdf 
34 Texas Department of State Health Services, (June 2008), 2008 ï 2010 Texas Statewide Coordinated Statement of Need,  
http://www.dshs.state.tx.us/hivstd/planning/docs/SCSN_2008-2010.pdf 
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Table 2-7 

Persons with HIV/AIDS ï Texas, 2008 

Region Rural Urban Total 

1      442         636      1,078  

2      161         268         429  

3      153    19,333    19,486  

4      472         915      1,387  

5      456         878      1,334  

6      211    20,707    20,918  

7        68      4,293      4,361  

8      254         917      1,171  

9      114      4,382      4,496  

10      148         629         777  

11      164      1,685      1,849  

12      111         351         462  

13          7      1,562      1,569  

State Total   2,761    56,556    59,317  
Source: Texas Department of State Health Services, 2010 Texas Integrated  

Epidemiologic Profile for HIV/AIDS Prevention and Services Planning 

 

Note: Figures do not include those unaware of their HIV infection of those who tested HIV positive solely through 

an anonymous HIV test. Cases diagnosed at the Texas Department of Criminal Justice System are not attributed to a 

geographic area. 

 

Colonia Residents. 

Major issues affecting colonias include high rates of unemployment, extremely low-incomes, 

lack of sufficient infrastructure for water and sewer service, higher rates of certain diseases, lack 

of educational resources, substandard housing, and use of contract for deed.  The latter two 

issues are directly related to housing.  Housing in colonias is often constructed by residents using 

only available materials; professional builders are not often used.
35

  According to 2000 Census 

data, colonias have a 75 percent homeownership rate. Despite this rate, colonia homes are 

inadequate: 4.9 percent of colonia dwellings lack kitchen facilities and 5.3 percent lack plumbing 

facilities. It is estimated that 50 percent of colonia residents lack basic water and sewage 

systems: 51 percent use septic tanks, 36 percent use cesspools, 7 percent use outhouses, and 6 

percent use other wastewater systems.
36   

 

Furthermore, properties in colonias are often purchased with contracts for deed, which are seller-

financed transactions that do not transfer the title and ownership of the property to the buyer until 

the purchase price is paid in full.  Contracts for deeds are often used in colonias because many 

residents do not have a credit history or qualify for a loan from a financial institution.  Because 

                                                 
 
35 Federal Reserve Bank of Dallas. (n.d.). Texas colonias. Retrieved from http://www.dallasfed.org/ca/pubs/colonias.html. 
36 Moncada, N.  (2001). A Colonias Primer. A briefing presented to the US Department of Housing and Urban Development. Retrieved from 
http://www.nationalmortgagenews.com/nmn/plus93.htm. 
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of a lack of other options, contracts for deed often have high interest rates and are subject to 

abusive financial practices.
37  

 

Colonia residents have several needs that include increased affordable housing opportunities, 

such as down payment assistance and low-interest-rate loans, homeowner education, 

construction education and assistance, owner-occupied home repair, access to adequate 

infrastructure, and the conversion of remaining contracts for deed to conventional mortgages.  

According to the Office of Attorney Generalôs colonia estimates accessed in 2010, the number of 

colonia residents for Texas is 418,406. 

Table 2-8 

Colonia Residents ï Texas, estimated 2010 

Region Rural Urban Total 

9       2,212             -          2,212  

10     10,634      13,808      24,442  

11   100,971    205,243    306,214  

12       5,130             -          5,130  

13       3,239      77,169      80,408  

State Total   122,186    296,220    418,406  

Source: Texas Office of the Attorney General, Border Colonia Geographic Database. 

 

Migrant Seasonal Farmworkers. 

Texas leads the nation in the quantity and size of farms and ranches with 247,500 properties 

covering 130.4 million acres. The economic impact of the food and fiber sector totals more than 

$100 billion; cash receipts from the agriculture and ranching industries total $19.8 billion.
38

  One 

of every seven working Texans (14%) is in an agriculture-related job, and many employed in this 

sector are migrant and seasonal farmworkers. 

Migrant farmworkers have a particularly difficult time finding available, affordable housing 

because of extremely low and sporadic incomes and the fact that they will reside in a given 

location only a short time. Many of the small, rural communities in which migrant workers may 

seek employment do not have the rental units available for the seasonal influx. While TDHCA-

licensed facilities are inspected annually and are required to meet health and safety standards, 

                                                 
 
37 Federal Reserve Bank of Dallas. (n.d.). Texas colonias.  Retrieved from http://www.dallasfed.org/ca/pubs/colonias.html. 
38 Texas Department of Agriculture, Texas Ag Stats, Retrieved from: 
http://www.agr.state.tx.us/agr/main_render/0,1968,1848_37142_0_0,00.html?channelId=37142 
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substandard conditions and overcrowding are believed to be widespread in other migrant labor 

housing situations. In addition, migrant workers may not be able to afford security deposits, pass 

credit checks, or commit to long-term leases.
39

 

Table 2-9 

Migrant Seasonal Farmworker Population Estimates ï Texas, 2000 

Region Rural Urban Total 

1     71,055        9,407      80,462  

2     20,252           775      21,027  

3       3,308      11,370      14,678  

4       8,912        1,518      10,430  

5       2,755           304        3,059  

6       3,463        6,133        9,596  

7          928        3,418        4,346  

8       4,970        1,088        6,058  

9     10,929        8,028      18,957  

10     10,811      11,098      21,909  

11     35,022      87,925    122,947  

12     32,971        4,028      36,999  

13       6,201        4,745      10,946  

State Total   211,577    149,837    361,414  

Source: MSFW Enumeration Profiles Study ï TX, Larson, Alice, 2000. 

 

Housing Analysis. 

Affordable Housing Need.  

Texas has a significant need for affordable housing.  The Texas Department of Housing and 

Community Affairs estimates in it Legislative Appropriation Request that it meets less than 1 

percent of the total affordable housing need.
40

  This does not take into account the amount of 

housing directly funded by entitlement communities, but does indicate the amount of need in the 

state.  When analyzing local housing markets and developing strategies for meeting housing 

problems, HUD suggests the consideration of several factors.  The factors include how much a 

household spends on housing costs (also called the Housing Burden), the physical condition of 

the housing and whether or not the household is overcrowded. Table 2-10 reveals the number 

and percentage of households with at least one housing need by income category and household 

                                                 
 
39 Texas Department of Housing & Community Affairs, (September 2006), Migrant Labor Housing Facilities in Texas: A Report on the Quantity, Availability, Need, 
and Quality of Migrant Labor Housing in the State 
40 TDHCA legislative Appropriations Request for the biennium 2012-2013. 
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type.  The information that follows also provides more guidance as to the typical household 

issues that are part of this table.
41

 

Table 2-10 Households with One or More Housing Needs - Texas, 2009 

  Renter Households Owner Households 

Total 

Households 

 
  

At Least 

One Need 

Total 

Households 

Percent 

with At 

Least One 

Need 

At Least 

One Need 

Total 

Households 

Percent with 

At Least One 

Need 

0
-3

0
%

 A
M

F
I 

Elderly Households 67,925  109,400  62.1% 117,016  175,853  66.5% 184,941  

Small Related Households 186,654  235,214  79.4% 88,731  118,834  74.7% 275,385  

Large Related Households 73,461  79,887  92.0% 45,537  51,417  88.6% 118,998  

Other Households 153,443  210,593  72.9% 45,667  68,579  66.6% 199,110  

Total Households 481,483  635,093  75.8% 296,951  414,683  71.6% 778,434  

3
1-

5
0
%

 A
M

F
I 

Elderly Households 42,065  70,501  59.7% 72,987  194,982  37.4% 115,052  

Small Related Households 153,646  207,834  73.9% 91,647  278,560  32.9% 245,293  

Large Related Households 66,852  77,365  86.4% 62,532  121,022  51.7% 129,384  

Other Households 117,404  146,135  80.3% 28,305  79,216  35.7% 145,709  

Total Households 379,966  501,835  75.7% 255,471  673,780  37.9% 635,437  

5
1-

8
0
%

 A
M

F
I 

Elderly Households 22,924  54,656  41.9% 47,761  244,435  19.5% 70,685  

Small Related Households 112,716  287,855  39.2% 140,597  327,510  42.9% 253,313  

Large Related Households 66,685  94,163  70.8% 94,937  153,426  61.9% 161,622  

Other Households 91,019  242,223  37.6% 41,734  92,646  45.0% 132,754  

Total Households 293,344  678,898  43.2% 325,029  818,017  39.7% 618,373  

1
-9

5
%

 A
M

F
I 

Elderly Households 4,184  15,825  26.4% 11,464  91,545  12.5% 15,648  

Small Related Households 21,057  105,448  20.0% 46,574  171,542  27.2% 67,631  

Large Related Households 16,263  28,655  56.8% 29,629  62,440  47.5% 45,892  

Other Households 13,552  103,756  13.1% 16,297  47,030  34.7% 29,848  

Total Households 55,055  253,684  21.7% 103,964  372,557  27.9% 159,019  

M
o

re
 T

h
a
n

 9
5

%
 A

M
F

I 

Elderly Households  9,394  62,264  15.1% 27,207  577,016  4.7% 36,601  

Small Related Households 50,431  460,030  11.0% 153,049  2,029,389  7.5% 203,480  

Large Related Households 40,814  85,861  47.5% 106,986  418,592  25.6% 147,799  

Other Households 19,619  389,239  5.0% 40,506  351,997  11.5% 60,125  

Total Households 120,258  997,395  12.1% 327,748   3,376,994  9.7% 448,005  

                                                 
 
41 Many materials regarding the Housing Analysis is taken with permission from the 2010 State of Texas Low Income Housing Plan and Annual Report, prepared 
by TDHCA.  Communities are encouraged to look for changes in data as this report is published not later than March 18 of each year in assisting in their Fair 
Housing reviews and plans   
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  Renter Households Owner Households 

Total 

Households 

 
  

At Least 

One Need 

Total 

Households 

Percent 

with At 

Least One 

Need 

At Least 

One Need 

Total 

Households 

Percent with 

At Least One 

Need 

T
o

ta
l 
H

o
u

s
e
h
o

ld
s Elderly Households 146,492  312,646  46.9% 276,435  1,283,831  21.5%  422,927  

Small Related Households 524,504  1,296,381  40.5% 520,598  2,925,834  17.8% 1,045,101  

Large Related Households 264,075  365,931  72.2% 339,620  806,897  42.1% 603,695  

Other Households 395,037  1,091,947  36.2% 172,509  639,469  27.0% 567,546  

Total Households 1,330,106  3,066,905  43.4% 1,309,162  5,656,031  23.1% 2,639,268  

Source: CHAS 2000 with projections based on HISTA data. 

 

Physical Inadequacy (Lack of Kitchen and Plumbing Facilities). 

The measure of physical inadequacy available from the CHAS database tabulation is the number 

of units lacking complete kitchen and/or plumbing facilities. While this is not a complete 

measure of physical inadequacy, the lack of plumbing and/or kitchen facilities can serve as a 

strong indication of one type of housing inadequacy.  Figure 2-1 demonstrates that among the 

physically inadequate housing units, 31 percent are occupied by extremely low-income 

households.
42

 

Figure 2-1 

Number of Units Lacking Kitchen and/or Plumbing by Affordability Category ï Texas, 2009 

 

 

 

 

 

 

 

 
 

  Source: CHAS Database with projections based on HISTA data 

The state defines ñstandard conditionò of housing as properties that meet the federal Housing 

Quality Standards, or the state Colonia Housing Standards, as applicable. ñSubstandard condition 

but suitable for rehabilitationò refers to properties that do not meet the above standards but are 

not sufficiently deteriorated to justify demolition or replacement. These definitions refer to the 

condition of properties prior to the receipt of assistance.  

                                                 
 
42 Ibid 

Income Group Units Percent 

0% to 30% 29,690 31% 

31% to 50% 18,293 19% 

51% to 80% 18,792 20% 

80% to 95% 4,838 5% 

Over 95% 22,778 24% 

Total 94,391  
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Figure 2-2 shows the distribution of this problem by income group.  Households in the lowest 

income group earning 30 percent HAMFI or less have the highest incidence of physically 

inadequate rental housing. 

Figure 2-2 

Renter Households with Substandard Housing by Percent ï Texas, 2009 
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Source: CHAS Database with projections based on HISTA data. 

 

Following the same trend as renter households, owner households in the lowest-income category 

have more incidents of substandard housing.  Approximately three percent of owner households 

earning 30 percent HAMFI or less have substandard housing. 

Figure 2-3 

Owner Households with Substandard Housing Percent ï Texas, 2009 
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Source: CHAS Database with projections based on HISTA data 

 

Extreme Housing Cost Burden. 

An excess cost burden is identified when a household pays more than 30 percent of its gross 

income for housing costs. When so much is spent on housing, other basic household needs may 

suffer. As Figure 2-4 shows, a majority of renter households in the lowest two income categories, 

totaling more than 621,200 households, is burdened by paying an excess portion of income 
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toward housing. This is much greater than in the highest income category, above 95 percent 

HAMFI, where only 2.2 percent of households, or 22,005 households, experience the problem.
43

 

Figure 2-4 

Renter Households with Extreme Housing Cost Burden (>30% of Income) by Percent ï Texas, 2009 
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Source: CHAS Database with projections based on HISTA data 

 

As shown in figure 2-5, excess housing cost burden affects 59.3 percent of owner households in 

the lowest income category. This figure, representing a majority, is much higher than the 5.7 

percent of households affected in the highest income category. The graph illustrates the direct 

correlation between an owner householdôs income category and an owner householdôs likelihood 

of experiencing this problem. 

Figure 2-5 

Owner Households with Excess Housing Cost Burden (>30% of Income) by Percent ï Texas 2009  
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Source: CHAS Database with projections based on HISTA data 

 

Figure 2-6 shows the total number and percentage of households with excess housing cost 

burden by income group. 

 

                                                 
 
43 Ibid 
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Figure 2-6 

Excess housing Cost Burden by Income Group ï Texas, 2009 
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Source: CHAS Database with projections based on HISTA data 

 

Overcrowding. 

Overcrowded housing conditions occur when a residence accommodates more than one person 

per each room in the dwelling. Overcrowding may indicate a general lack of affordable housing 

in a community where households have been forced to share space, either because other housing 

units are not available or because the units available are too expensive. 

Lower income renter households experience overcrowded conditions more frequently than 

higher income households. Almost 18 percent of renter households in the extremely low income 

category and 19.9 percent of renter households in the low income category are afflicted by 

overcrowding.
44

 

Figure 2-7 

Renter Households with Incidence of Overcrowding by Percent ï Texas, 2009 
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Source: CHAS Database with projections based on HISTA data 

 

                                                 
 
44  Ibid 
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Lower income owner households also experience overcrowded conditions more frequently than 

higher income owner households. More than 21 percent of owner households earning less than 

50 percent HAMFI live in overcrowded conditions compared to 11.4 percent of owner 

households over 80 percent HAMFI.  

Figure 2-8 

Owner Households with Incidence of Overcrowding by percent 
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Source: CHAS Database with projections based on HISTA data 

 

Figure 2-9 shows the total incidence of overcrowded households by income group.  

 
Figure 2-9  

Overcrowded Households by Income Group ï Texas, 2009 
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Source: CHAS Database with projections based on HISTA data 
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SECTION 3. 

EVALUATION OF LARGE URBAN CENTERS AND SURROUNDING 

AREAS--HOUSTON AND GALVESTON . 

 

The area defined by the Houston ï Galveston Area Council (ñH-GACò) is large and extremely 

diverse.  At the heart of it is one of the largest cities in the country, bounded on the south by the 

worldôs largest petrochemical complex and the Gulf of Mexico, site of some of the most 

devastating natural disasters ever to hit the United States.  Outlying areas in H-GAC are a variety 

of smaller towns, including some very rural areas, and a wide array of progressively larger cities, 

including Galveston.  This section is not intended to provide a complete AI for each community 

in the H-GAC Region.  In fact, some communities in the H-GAC region may find that they have 

more in common with the Golden Triangle Section in terms of availability of resources, staff, 

and recent experience with growth.  Others may find that the small community section, where 

the focus is on cities of less than 2,500, provides an analysis of conditions more like those they 

are facing and find that they provide more useful guidance on ways to overcome Fair Housing 

impediments. 

This section will target issues that are present in the communities of Houston and surrounding 

areas like Galveston.  These cities are grouped together because of the urban setting and their 

relative proximity and use of many combined or shared resources.  Houston with a population of 

2,024,379
45

 has different resources, staff, taxing structures and challenges than a city like 

Galveston with a population of 52,821
46

 or La Porte with a population of 36,779
47

 and especially 

a small community like Shoreacres with a population of 1,488.
48

 

Even with size differences and clear differences in zoning and enforcement, many of these 

communities rely on a very similar community of professionals in the real estate and mortgage 

industries and on similar and often shared media outlets.  Both Houston and Galveston 

experience many of the same issues common to urban areas. Many cities in the region have 

commuters that work in Houston but live a suburban or rural setting in distinctly separate 

                                                 
 
45 U.S. Census Bureau American FactFinder, Fact Sheet Houston city, Texas Data Profile Highlights 2006-2008 retrieved at http://factfinder.census.gov 
46  U.S. Census Bureau American FactFinder, Fact Sheet Galveston city, Texas Data Profile Highlights 2006-2008 retrieved at http://factfinder.census.gov 
47 U.S. Census Bureau American FactFinder, Fact Sheet La Porte city, Texas  Data Profile Highlights 2006-2008 retrieved at http://factfinder.census.gov 
48 Texas State Directory 2009, 52nd Edition, Texas State Directory Press, Inc. 
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communities.  As the demographic data in Section 2 of this AI demonstrates, both urban and 

rural areas in H-GAC face many of the same challenges with homelessness, persons with aids, an 

aging society, poverty and a need for additional affordable housing.   

This section is designed to identify existing impediments to developing an integrated community 

meeting the goals of the Fair Housing Act. 

Historical Recap. 

The H-GAC area is large and diverse representing one of the largest urban areas in the United 

States, with Houston alone being the fourth most populous cities in the country.
49

  The 

population diversity of the Houston Region
50

 is such that the region has no racial or ethnic 

majority.
51

  The region has more jobs than all of Colorado.
52

  Living costs for the region are 21 

percent below the average for major metropolitan areas.
53

 

From its earliest days, Houston has been a magnet for industry and individuals experiencing 

dramatic growth from the population of 34,772 in 1850 to more that 4.8 million people today. 
54

 

The Port of Houston, one of four ports in the region, among us ports was first in import tonnage 

and second in export tonnage and second in total tonnage.
55

  In addition, it was the 14
th
 largest 

port in the world for tonnage passing through the port.  Despite the U.S. economy, Houston has 

continued to grow in diverse economic opportunities and it posted the fastest job growth among 

the major metropolitan centers. 
56

  

Previouslyðin the 1970ôsðHouston had a boom in the economy from speculative commercial 

and individual housing building that later had a tremendous negative impact.  In the current 

economy, Houstonôs ability to readily accommodate increased demand for new homes allowed it 

to escape the national ñhousing bubbleò and subsequent collapse.  The apartment market in the 

region as of year-end 2007 had an occupancy rate of 87.4 percent with an inventory of 536,829 

units in 2,751 complexes.   

                                                 
 
49 2008/2009 Houston Facts Discover the Houston Region, Greater Houston Partnership. 
50 Report includes 10 counties, Austin, Brazoria, Chambers, Fort Bend, Galveston, Harris, Liberty, Montgomery, San Jacinto, and Waller counties. 
51 2008/2009 Houston Facts Discover the Houston Region 
52 Ibid. 
53 Ibid. 
54 Ibid. 
55 Ibid 
56 Ibid. 
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In 2005, Houston became a key figure in the disaster recovery efforts of Hurricane Katrina 

opening its community to nearly 400,000 people from other states that were left without homes 

by Katrina.  Houston opened up its public facilities to the evacuees with 77.9 percent of the 

evacuees in Houston staying at least temporarily at the Astrodome, Reliant Center, or the George 

R. Brown Convention Center.
57

  Of the approximately 150,000 Katrina evacuees that remained 

in Houston one year after the storm, 68.6 percent of those asked said they planned to remain in 

Houston.  

Even with the commitment made to the Katrina evacuees at the time of the storm, research has 

shown that the evacuees that remain behind are thought of by the overall population in a similar 

pattern to immigration in general.
58

  The views were held by most Houstonians according to 

research by Dr. Jason Shelton.  He said it was common even though many African Americans 

ñbelieved that racism was the reason why the Katrina situation became so dire in the first 

place.ò
59

  However, his research found that even in the African American community, ñthe 

outsiders from New Orleans were draining the cityôs resources and were responsible for 

increased violent crime.ò   

In sheltering Hurricane Katrina evacuees in Houston the limited affordable housing options 

available at the time resulted in some unintended concentrations of evacuees. There is a 

continuing need to provide housing choice options to those new Houstonians in to order to 

further fair housing. The state dedicated $60 million in federal disaster recovery funds to the City 

of Houston and Harris County to assist in the process of helping to transition Katrina evacuees 

into the community.
60

  Houston identified some concentrations of Katrina residents that 

warranted spending funds to rehabilitate multi-family homes to provide a better community for 

these new Houstonians.
61

 

The Houston region is working together on many of its issues to help the economic and 

increasing livability for all of its residents.  Hurricane Ike greatly impacted the region and it is 

still recovering from the damages inflicted by the hurricane. 

                                                 
 
57 Katrina Evacuees in Houston: One-year out, Division of Social Sciences, Rice University, Rick Wilson and Robert Stein  
58 Study links immigration and evacuee fears,  Houston Chronicle, http://www.chron.com/disp/story.mpl/metropolitan/6565106.html 
59 Katrina evacuees finding limits to our hospitality, Houston Chronicle, Jason E Shelton, http://www.chron.com/disp/story.mpl/editoial/outlook/6590368.html  
60  State of Texas Partial Action Plan for Hurricanes Katrina, Rita and Wilma 
61 Amendment to State of Texas Partial Action Plan for Hurricanes Katrina. Rita and Wilma  

http://www.chron.com/disp/story.mpl/metropolitan/6565106.html
http://www.chron.com/disp/story.mpl/editoial/outlook/6590368.html
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Regional Demographic Recap.  

As one of the largest Urban Areas in the State, much of the information presented here will 

resemble the trends in the state demographic data presented in Section 2.  As with the 

information presented in Section 2, the specific demographic data presented in Appendix D will 

provide many communities with a look at the current racial segregation overall in individual 

communities of populations of 10,000 or more.  The demographic data presented here is for the 

purpose of looking at regional challenges and how the growth of one area may actually impact 

surrounding communities as people look to either relocate  or look for more affordable housing, 

better schools, less commute time, more open space or the variety of other reasons that people 

relocate.   

Population. 

As with the state as a whole, Non Hispanic White and Black populations will decrease as a 

percentage of the populationðwith Non Hispanic Whites actually decreasing in total population 

by 2040 under either scenario
62
ðwhile the ñOtherò increase in raw numbers and Hispanic 

populations increase  and become the largest community by race.  

Table 3-1 

Projected Population H-GAC Region 

Year Non 

Hispanic 

White 

 Black  Hispanic  Other  Total  

 

2000 

 

2,383,452 

  

823,761 

  

1,389,915 

  

257,326 

  

4,854,454 

 

Year Non 

Hispanic 

White 

0.0  

scenario 

Non 

Hispanic 

Whi te 

0.5 

Scenario 

Black 

0.0 

Scenario 

Black 

0.5 

Scenario 

Hispanic 

0.0 

Scenario 

Hispanic 

0.5 

Scenario 

Other 

0.0 

Scenario 

0ther 

0.5 

Scenario 

Total 

0.0 

Scenario 

Total 

0.5 

Scenario 

 

2010 

 

2,453,613 

 

2,426,826 

 

886,809 

 

922,584 

 

1,682,614 

 

1,981,417 

 

285,742 

 

357,448 

 

5,308,778 

 

5,688,275 

 

2020 

 

2,472,990 

 

2,361,456 

 

926,783 

 

1,003,400 

 

1,952,820 

 

1,981,417 

 

301,083 

 

357,448 

 

5,653,676 

 

5,688,275 

 

2040 

 

2,284,711 

 

2,122,363 

 

911,262 

 

1,067,490 

 

2,428,908 

 

4,490,358 

 

300,916 

 

716,700 

 

5,925,797 

 

8,483,600 

 

                                                 
 
62 These projections assume the One-Half 1990-2000 Migration (0.5) Scenario. According to the State Demographer: this scenario has been prepared as an 
approximate average of the zero (0.0) and 1990-2000 (1.0) scenarios. It assumes rates of net migration one-half of those of the 1990s. The reason for including 
this scenario is that many counties in the State are unlikely to continue to experience the overall levels of relative extensive growth of the 1990s. A scenario 
which projects rates of population growth that are approximately an average of the zero and the 1990-2000 scenarios is one that suggest slower than 1990-2000 
but steady growth. 62 
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Age. 

Table 3-2 shows the populationôs anticipated aging according to the demographers located at the 

University of Texas at San Antonio for the H-GAC Region.  This table demonstrates that the 

percentage of the population who is over sixty five will increase in raw numbers within the age 

category and as a percentage of the population as a whole.
63

  The 2040 data assumes rates of net 

migration equal to one-half of 1990-2000 (.5 Scenario) and is neither the least nor the most 

conservative estimate by the demographers. 

Table 3-2 

Age by Age Group and Race/Ethnicity 

Age 

Group 

Non 

Hispanic 

White 

2000 

Non 

Hispanic 

White 

2040 

Black 

2000 

Black 

2040 

Hispanic 

2000 

Hispanic 

2040 

Other 

2000 

Other 

2040 

Total 

2000 

Total 

2040 

<18 24.0 17.7 31.5 19.5 3.1 25.3 26.3 14.7 28.9 21.7 

18-24 7.5 7.1 10.8 8.9 13.9 9.9 9.6 5.8 10.0 8.7 

25-44 31.5 23.7 31,9 26.1 34.3 30.9 36.4 23.1 33.6 27.8 

45-64 25.8 25.5 18.8 27.0 12,5 22.5 22.3 26.4 20.6 24.1 

65+ 11.2 26.0 7.0 18.5 3.2 11.4 5.4 29.9 7.9 17.7 

Median  38.00 46.2 30.0 41.7 25.0 34.3 32.5 49.8 32.0 39.0 

 

When compared to the state as a whole, the H-GAC region estimates appears to age only slightly 

more than the state as a whole in median age.  The aging of a population matters as it signals 

anticipated greater need to address special needs that an older population may have, as 

previously discussed in Section 2.   

Poverty and Income 

The table to the right depicts the number of 

families living below the poverty line in 

Region 6. Of the 165,313 families living 

below poverty, approximately 96.3 percent are living in urban areas, with the remaining 3.7 

                                                 
 
63 Table 2.14 Percentage of population for the State of Texas and Council of Government Regions in Texas by Age and Race/Ethnicity of the Population and 
Median Age by Race/Ethnicity in 2000 and Projections to 2040 Assuming Alternative Projection Scenarios HGAC Region data  http://txsdc.utsa.edu/pubsrep/ 

Families Percent Families Percent

Rural 40,011        86.8% 6,105      13.2%

Urban 1,292,572    89.0% 159,208  11.0%

Region 6 Total 1,332,583    89.0% 165,313  11.0%

At or above poverty Below poverty

Region 6 Poverty Figures, 2010 

Source: Nielsen Claritas, Ribbon Demographics, 2010. 
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percent in rural areas. However, the percentage of total rural families that are below poverty is 

slightly higher than the percentage of total urban families. This may be due to the regionôs rural 

counties lagging behind the Houston MSA in recent and expected job creation.
64

 

The pie chart to the left depicts the income 

breakdown of the 1,691,811 households in the region. 

Approximately 40 percent of households are low 

income. There are 754,675 individuals living in 

poverty in the region, which makes up 13.6 percent of 

the regional population. According to the Texas 

Comptrollerôs Texas In Focus report, many Region 6 

jobs exceed the stateôs 2008 per capita income level of $37,774, with 376 occupations paying 

more than this amount.
65

  

The H-GAC region has the second largest number of households in the state (second to Region 3 

Dallas Fort Worth area) and the second largest number of households with income registered as 

low to extremely low for the state.  Just under 60 percent of the regionôs households are at 80.1 

percent income or higher.  Table 3-3 compares the Region 6 which covers the H-GAC Region to 

the state total. 

Table 3-3 

Income Levels for Region 6 as compared to state as a whole66  

Service 

Region
67

 

Total 

Households 

Extremely 

Low Income 

(0% to 30% 

AMFI)  

Very Low 

Income 

(31% to 

50% AMFI) 

Low Income 

(51% to 

80% AMFI) 

Moderate 

Income 

(80.1% and 

above 

AMFI)  

 

6 

 

1,694,284 

 

209,305 

 

187,666 

 

285,397 

 

1,011,916 
Source: 2000 CHAS Database 

                                                 
 
64 Texas Comptroller of Public Accounts, ñTexas in Focus: Gulf Coast Region,ò October 2008. http://www.window.state.tx.us/specialrpt/tif/gulf/ (accessed October 
6, 2010). 
65 Texas Comptroller of Public Accounts, ñTexas in Focus: Gulf Coast Region,ò October 2008. http://www.window.state.tx.us/specialrpt/tif/gulf/ (accessed October 
6, 2010). 
66 Includes Colorado County  which is not in the disaster impacted area. 
67 Where the term Service Region is used in this section, the term means Comptrollerôs 13 Uniform State Service Regions of Texas, the Region system used by 
TDHCA for funding 

Higher Income 
(over 95%), 52%

Moderate Income 
(81%-95%) , 8%

Low Income 
(51%-80%), 17%

Very Low Income 
(31%-50%), 11%

Extremely Low 
Income (0-30%), 

12%

Region 6 Household Income 

http://www.window.state.tx.us/specialrpt/tif/gulf/
http://www.window.state.tx.us/specialrpt/tif/gulf/
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Homeless Persons. 

According to 2010 population projections by Ribbon Demographics, this region has 

approximately 27.1 percent of the statewide total of people in non-institutional group quarters, 

including shelters.   

Region 6 also experienced damage from Hurricane Rita, which hit the southeast Texas area in 

September 2005 and Hurricane Ike in September 2008. According to FEMA, $28.3 million 

worth of damage was reported after Hurricane Rita and $29.4 billion after the 2008 hurricane 

season. Households affected by the hurricane have unexpected needs. 

Table 3-4 

H-GAC Homeless, 2010 

County Homeless Persons 

Austin                            43  

Brazoria                          413  

Chambers                            15  

Fort Bend                       1,513  

Galveston                          604  

Harris                     14,378  

Liberty                            28  

Matagorda                            35  

Montgomery                          294  

Walker                          537  

Waller                            95  

Wharton                          295  

Total                     18,250  
Source: Nielsen Claritas, Ribbon Demographics, 2010. 

Persons with Disabilities. 

According to the US Census, of the total population in Region 6, persons with disabilities 

account for approximately 16.5 percent of the population. Of this total, approximately 96 percent 

are residing in urban areas, with the remaining 4 percent in rural areas.  
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Table 3-5 

Region 6 Persons with, without disabilities, 2000 

County 

Persons with a 

disability County Population 

Austin                       4,173                        23,590  

Brazoria                     37,517                      241,767  

Chambers                       4,175                        26,031  

Fort Bend                     46,724                      354,452  

Galveston                     42,616                      250,158  

Harris                   573,025                   3,400,578  

Liberty                     13,516                        70,154  

Matagorda                       7,063                        37,957  

Montgomery                     47,386                      293,768  

Walker                       8,101                        61,758  

Waller                       5,914                        32,663  

Wharton                       7,477                        41,188  

                   797,687                   4,834,064  

Source: US Census 2000. 

 

Public Housing. 

There are 5,762 public housing units present in the H-GAC region.  The vast majority of 

these sites are in urban areas as Table 3-6 demonstrates.  The PHAs address housing needs 

via a system of housing units and vouchers, 

Hurricane Ike damaged units on Galveston Island leading the city to condemn the buildings 

and for them to be destroyed.  As part of the process of tearing down the damaged units, an 

agreement to rebuild 569 units of public housing was drafted between the Galveston 

Housing Authority and its tenants represented by Lone Star Legal Aid for the benefit of 

Low Income Galvestonians.  The Conciliation Agreement signed by the State of Texas 

carried this commitment forward.  Rebuilding these units continues to be controversial with 

a portion of the cityôs population However, the Galveston City Council has voted twice to 

move forward and restore public housing ï by allocating $25 million in funding during Round 1 

and by passing a resolution requiring the rebuilding of 569 public housing units and instructing 

the Galveston Public Housing Authority to prepare a redevelopment plan for City Council 

approval.  Prior to the hurricane, Texas City had embarked on a process to replace old-style 

public housing with a voucher program.   
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The state committed in the Conciliation Agreement to set aside tens of millions of dollars in 

disaster recovery funds to make sure that all public housing damaged or destroyed by the 

storm in the H-GAC region was replaced or rebuilt. 

Table 3-6 

Public Housing units in Region 6 

Region Rural Urban PHA Units 

6 300 5,462 5,762 

State Total 26,676 36.740 63,416 

Local Input on Housing Assistance. 

According to the TDHCA Public Request Assistance Inventory for State Fiscal year 2010, the 

agency received 48,488 public assistance requests from Region 6, which accounted for 23.0 

percent of total annual requests. Of requests from Region 6, the three most requested categories 

of assistance were, in order: Rental Assistance; Homebuyer Assistance, and Utility Assistance.  

Table 3-7 

H-GAC Public Assistance Request Inventory, SFY 2010 
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Austin 3 0 0 3 0 3 0 4 

Brazoria 16 0 1 15 0 23 5 5 

Chambers 1 0 0 1 0 0 0 0 

Fort Bend 12 1 1 12 0 7 2 5 

Galveston 35 1 2 35 2 33 3 9 

Harris 190 3 12 187 6 145 27 40 

Liberty 5 0 1 5 1 8 1 5 

Matagorda 3 0 1 3 0 5 0 2 

Montgomery 19 0 0 20 0 25 3 8 

Walker 9 0 1 9 0 4 0 3 

Waller 5 0 0 5 0 9 0 1 

Wharton 1 1 0 1 0 2 3 2 

 299 6 19 296 9 264 44 84 
Source: TDHCA Public Request Assistance Inventory for SFY2010. 

 

Persons with HIV/AIDS 

According to the Texas Department of State Health Servicesô 2010 Texas Integrated 

Epidemiologic Profile for HIV/AIDS Prevention and Services Planning, there are 20,898 persons 

living with HIV/AIDS in the H-GAC impacted Region, Approximately 99 percent of this 

population is living in urban areas, with the remaining 1 percent in rural areas. Region 6 has a 

high rate of persons living with HIV/AIDS compared to the state as a whole, with the Houston 
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metropolitan area accounting for 31.4 percent of the total. Additionally, the Houston 

metropolitan area has a rate of 392 persons per 100,000, which is the highest in the state. 

Table 3-8 

H-GAC Persons living with HIV/AIDS, 2008 

County HIV/AIDS Number HIV/AIDS Rate Population 2008 

Austin                            25                            90.3                27,032  

Brazoria                          262                               87              301,228  

Chambers                            10                               30                29,366  

Fort Bend                          541                             103              532,609  

Galveston                          641                             225              288,489  

Harris                     18,751                             476           3,980,602  

Liberty                            89                             109                75,335  

Matagorda                            45                             116                37,038  

Montgomery                          350                               81              431,238  

Walker                            60                               92                63,554  

Waller                            63                             156                35,970  

Wharton                            61                             141                40,863  

                     20,898            5,843,324  
Source: Texas Department of State Health Services. 

 2010 Texas Integrated Epidemiologic Profile for HIV/AIDS Prevention and Services Planning: HIV/AIDS in Texas. 
Population from US Census Population Estimates, 2008.68 

Migrant Farmworkers. 

In a study prepared for the US Health Resources and Services Administration, Region 6 was 

found to have a very low proportion of the stateôs Migrant and Seasonal Farmworker (MSFW) 

population, accounting for just 2.7 percent of the 361,414 MSFWs in the state of Texas.
69

 

Table 3-9 

H-GAC Migrant and Seasonal Farmworker Population, 2000 

County 

Migrant Seasonal 

Farmworkers 

% of MSFW Statewide 

population 

Austin                          224  0.06% 

Brazoria                       1,150  0.32% 

Chambers                             -    0.00% 

Fort Bend                       1,329  0.37% 

Galveston                            85  0.02% 

Harris                       3,147  0.87% 

Liberty                            71  0.02% 

Matagorda                          917  0.25% 

Montgomery                          107  0.03% 

Walker                          190  0.05% 

Waller                          244  0.07% 

Wharton                       1,995  0.55% 

                       9,459                      361,414  

Source: HRSA Migrant Health Program, 2000. 

                                                 
 
68 Note: Figures do not include those unaware of their HIV infection of those who tested HIV positive solely through an anonymous HIV test. Cases diagnosed at 
the Texas Department of Criminal Justice System are not attributed to a geographic area.  
69 Migrant and Seasonal Farmworker Enumeration Profiles Study ï TX, Larson, Alice, 2000.     
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HOUSING ASSESSMENT. 

A housing assessment includes the current housing supply, a sample of market-rate housing 

costs, the housing needs and the availability of subsidized housing. 

Housing Supply. 

According to the 2010 projection, 90.1 percent of the housing units in the region are occupied. 

Of the total housing stock, 65.8 percent are one unit; 1.3 percent are two units; 18 percent are 

three or more units; 5.5 percent are mobile homes; and the rest are RVs and boats. 

Table 3-10 

Region 6 Housing Supply, 2010 

 Rural Urban Total 

Total housing units       80,727     2,235,809     2,316,536  

Vacant housing units       14,251        214,745        228,996  

Housing units, 1 unit       54,073     1,469,553     1,523,626  

Housing units, 2 units         1,604          28,028          29,632  

Housing units, 3 to 4 units         3,065          59,430          62,495  

Housing units, 5 to 19 units         6,442        357,880        364,322  

Housing units, 20 to 49 units            862          87,726          88,588  

Housing units, 50+ units         1,486        117,592        119,078  

Housing units, mobile home       13,101        113,494        126,595  

Housing units, other              94            2,106            2,200  

Source: Nielsen Claritas, Ribbon Demographics, 2010. 

Sample of Market Housing Costs. 

Samples of Market Housing Costs include median home prices for the regionôs largest city, a 

highly impacted coastal city (Galveston). According to the Multiple Listing Service records for 

August 2010, the median home prices for Houston and Galveston are $157,500 and $180,000 

respectively.
70

 In addition, the fair market rent for a two bedroom unit in 

Houston/Baytown/Sugar Land HMFA and Galveston County is $892, requiring an annual 

income of approximately $35,680.
71

  

Housing Need. 

The housing need indicators analyzed in this section include housing cost burden, substandard 

housing conditions and housing overcrowding for renter and owner households. The following 

                                                 
 
70 Real Estate Center at Texas A&M University, ñTexas Residential MLS Activity,ò http://recenter.tamu.edu/data/hs/hs250b.htm (accessed September 24, 2010). 
71 National Low Income Housing Coalition. (2010). Out of reach 2010.  Retrieved from http://www.nlihc.org/oor/oor2010/ 

http://recenter.tamu.edu/data/hs/hs250b.htm
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information comes from the 2000 CHAS database update with HISTA population projections. 

There were approximately 621,947 owners and renters with housing problems in 2009. 

Table 3-11 

H-GAC Households with Housing Problems, 2009 

Units Lacking Complete Plumbing/Kitchen, CHAS 2000 

NAME  

Total units 

all incomes 0-30% HAMFI  31-50% HAMFI  51-80% HAMFI  >80% HAMFI  

Texas                 78,129           35,692             19,997             14,463               7,977  

Austin                     200                131                    26                    17                    26  

Brazoria                     691                416                  183                    66                    26  

Chambers                     146                105                    19                    17                     5  

Fort Bend                     758                414                  163                  113                    68  

Galveston                     904                465                  236                  165                    38  

Harris                  8,714             2,343               3,355               2,139                  877  

Liberty                     436                243                    86                    68                    39  

Matagorda                     204                119                    31                    27                    27  

Montgomery                     540                315                  127                    40                    58  

Walker                     194                114                    37                    38                     5  

Waller                     250                  96                    81                    18                    55  

Wharton 412 271 74 32 35 

                 13,449             5,032               4,418               2,740               1,259  

 

Households with a Cost Burden >30%, CHAS 2000 

NAME  total households  

all incomes 

0-30% 

HAMFI  

31-50% 

HAMFI  

51-80% 

HAMFI  

81-95% 

HAMFI  

> 

95%HAMFI  
Texas            1,493,227          562,331            370,229            292,093             76,387         192,187  

Austin                  1,437                723                  293                  212                    84               125  

Brazoria                 11,416             4,896               2,841               2,100                  590               989  

Chambers                  1,177                580                  309                  138                    36               114  

Fort Bend                 15,893             3,727               2,498               3,393               1,402            4,873  

Galveston                 19,757             8,334               5,021               3,493                  795            2,114  

Harris               254,158           99,914             65,347             46,538             11,609           30,750  

Liberty                  4,088             2,387                  895                  559                  101               146  

Matagorda                  2,555             1,383                  539                  362                    83               188  

Montgomery                 14,978             5,085               3,669               3,021                  946            2,257  

Walker                  4,589             2,169                  915               1,056                  145               304  

Waller                  1,855             1,049                  404                  185                    68               149  

Wharton                  2,682             1,264                  624                  493                    82               219  

               334,585          131,511             83,355             61,550             15,941           42,228  
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Households that are Overcrowded, CHAS 2000 

NAME  total households 

all incomes 

0-30% HAMFI  31-50% HAMFI  51-80% HAMFI  81-95% HAMFI  > 

95%HAMFI  

Texas               469,895          116,809             96,455            113,821             40,778         102,032  

Austin                     442                  82                    39                  107                    75               139  

Brazoria                  3,901                792                  762               1,056                  332               959  

Chambers                     349                  95                    51                    93                    20                 90  

Fort Bend                  4,963                935                  799               1,205                  570            1,454  

Galveston                  4,201             1,181                  792               1,028                  357               843  

Harris                 95,911           23,863             20,214             24,236               8,471           19,127  

Liberty                  1,108                254                  337                  291                    99               127  

Matagorda                  1,158                255                  224                  245                  123               311  

Montgomery                  3,352                780                  731                  874                  336               631  

Walker                     927                211                    95                  306                    83               232  

Waller                     515                113                  145                  107                    24               126  

Wharton                     983                233                  177                  221                    78               274  

               117,810           28,794             24,366             29,769             10,568           24,313  

Identification of Impediments to Fair Housing. 

The H-GAC region is diverse because of the differences in community size and the amount 

and type of employment.  It is home to almost a quarter of the refining production in the 

United States.  It also has four operational ports with one being one of the busiest ports in 

the United States. Galveston Bay and the Gulf also provide one of the largest fisheries in the 

state. It has 23.3 percent of the stateôs population and Houston is the fourth largest city in 

the United States.  As previously mentioned, about 48 percent of its populationôs income 

earns less than 80 percent of the area median family income.  The region has no ethnic 

group representing a majority of the population, although currently Non Hispanic Whites 

still make up the largest single portion of the population.  

Despite its diversity, it is not a region without Fair Housing challenges. As discussed above, 

the need for more affordable housing is an impediment.  This AI will not focus on that issue 

unless there is an unusual circumstance that requires special attentionðlike public housing 

or repair of affordable rental housing. 
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Home Mortgage Disclosure Act Analysis.
72

  

The State of Texas contracted with the National Community Reinvestment Coalition (ñNCRCò) 

to conduct a portfolio and market share analysis using 2008 Home Mortgage Disclosure Act 

(ñHMDAò) data for the Houston Galveston Area Council (ñH-GACò). The following counties 

comprise the Ike affected portion of H-GAC: Austin, Brazoria, Chambers, Fort Bend, Galveston, 

Harris, Liberty, Matagorda, Montgomery, Walker, Waller, and Wharton.
73

 

Portfolio Share Analysis of All Conventional Single Family Lending in Houston, Galveston, 

Texas.  

Hispanics are the largest minority group in Houston Galveston, TX, representing more than 21 

percent of all households. African Americans account for about 17 percent of households and 

Asians account for about 4 percent of households in Houston Galveston. Table 1a (see 

corresponding Chart 1a) of the conventional lending report shows that the portions of all prime 

loans received by Hispanic borrowers and African American borrowers were lower than the 

portion of loans received by non-Hispanic white borrowers compared to their portion of 

households.  Hispanic borrowers received only 14.41 percent of prime loans that was lower than 

their portion of households (21.34 percent). African American borrowers received only 5.3 

percent of prime loans that was considerably less than their portion of households (17.3 percent). 

In contrast, non-Hispanic whites received 65.93 percent of prime loans that was higher than their 

portion of households (55.97 percent). Asians were overrepresented in prime loans (10.44 

percent of prime loans versus 4.14 percent of households).  

                                                 
 
72 The AI committee acknowledges a few important points associated with Home Mortgage Disclosure Act analysis.  1. Credit scores are not considered in HMDA 
analyses.2. Factors that are often associated with high-cost loans: 

 Credit scores 

 Sparse credit history (can be an issue for immigrants) 

 Small loans (often associated with less expensive and smaller housing or piggyback loan) 

 Manufactured Housing 

 Age (i.e., very young or elderly tend to have higher interest loans) 

 High debt to income ratios 

 High loan to value ratios 

 Small down payment amounts 

 Refinancing (when cashing out of equity) 
73 The State hired Southwest Fair Housing Council to be the primary contractor and they contracted with the National Community Reinvestment Council on behalf 
of the state.  This report is largely un-edited except for formatting to be consistent with the balance of the AI. 
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Chart 3-1a ï Derived from data in Table 1a
74

 

 
 

In Table 3-2a (see corresponding Chart 2a), all low- and moderate-income (LMI) non- Hispanic 

whites, Hispanics, and African Americans received a higher portion of high-cost loans than their 

portion of prime loans during 2008. However, the difference was worse for Hispanics, and 

African Americans. Almost 18 percent of the high-cost loans were issued to LMI Hispanics 

while just about 4 percent of the prime loans were issued to LMI Hispanics. Similarly, LMI 

African Americans received less than one percent of prime loans and almost 5 percent of high-

cost loans. In contrast, LMI non-Hispanic whites received more than 7 percent of prime loans 

and about 10 percent high-cost loans. (Note: Census data does not break out Hispanic households 

by income level so we are unable to compare the share of loans by income level to the share of 

Hispanic households by income level.  We are able to compare the share of loans by income 

level to the share of households by race and income level since Census data does break out 

households by income level for each race).  

Chart 3-2a ï Derived from data in Table 2a 

 

                                                 
 
74 All references to the data tables in this section can be found in Appendix H 
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Table 3-3a (see corresponding Chart 3a) likewise reveals a disproportionate amount of high-cost 

loans received by middle- and upper-income (MUI) Hispanics and MUI African Americans.  

MUI Hispanics received approximately 16 percent and about 9 percent of high-cost and prime 

loans, respectively.  In contrast, MUI non-Hispanic whites received 56.7 percent and 32.8 

percent of prime and high-cost loans, respectively. 

Chart 3-3a ï Derived from data in Table 3a 

 
 

Substantially minority neighborhoods received a disproportionate amount of high-cost loans as 

shown by Table 4a of the tables displaying conventional lending by minority level of 

neighborhood.  Substantially minority neighborhoods with 50 to 79 percent of the residents being 

minority contain about 18 percent of the owner-occupied housing units and received more than 

24 percent of the high-cost loans.  In contrast, neighborhoods with 20 to 49 percent of minorities 

received a portion of high-cost loans (37.12 percent) that was almost equal to their portion of 

owner-occupied units (37.18 percent). These mixed racial neighborhoods (neighborhoods with 

20 to 49 percent of minorities) received a portion of prime loans (42.28 percent) that was greater 

than their portion of high-cost loans and owner-occupied units.  

Market Share Analysis of All Conventional Single Family Lending in Houston Galveston, 

Texas.  

Appendix H Table 1b (see corresponding Chart 3-1b) shows market share ratios in Houston 

Galveston that are not controlled for income. The table reveals that Hispanics are 2.86 times 

more likely than non-Hispanic whites to receive a high-cost loan (divide 30.2 percent for 

Hispanics by 10.6 percent for non-Hispanic white borrowers). Similarly, African Americans are 

2.76 times more likely to receive a high-cost loan than non-Hispanic white borrowers. 
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Chart 3-1b ï Derived from data in Table 1b 

 

In Appendix H Table 2b (see corresponding Chart 3-2b), LMI Hispanics are almost twice as 

likely to receive a high-cost loan as LMI non-Hispanic whites. LMI African Americans are 2.25 

times more likely to receive a high-cost loan compared to LMI non-Hispanic white borrowers 

(the ratio is calculated by dividing 45.5 percent of loans being high-cost for LMI African 

Americans by 20.2 percent of loans being high-cost for LMI non-Hispanic whites). 

Chart 3-2b ï Derived from data in Table 2b 

 

Appendix H Table 3b (see corresponding Chart 3-3b) shows that MUI Hispanics are 2.58 times 

more likely to receive a high-cost loan than MUI non-Hispanic whites (divide 23.9 percent of the 

loans being high-cost for MUI Hispanics by 9.3 percent of the loans being high-cost for MUI 

non-Hispanic whites). MUI African Americans are 2.54 times more likely to receive a high-cost 

loan than MUI non-Hispanics whites (divide 23.6 percent of the loans being high-cost for MUI 

African Americans by 9.3 percent of the loans being high-cost for MUI non-Hispanic whites).  

Ethnic and racial disparities in lending increase as income levels increase. The disparity ratio is 

higher when comparing MUI Hispanics and MUI African Americans to MUI non-Hispanic 

whites than when comparing LMI Hispanics and LMI African Americans to LMI non-Hispanic 

whites.  
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Chart 3-3b ï Derived from data in Table 3b 

 

Residents of minority neighborhoods are much more likely than those of predominantly white 

neighborhoods to receive high-cost loans. Table 4b of conventional lending by minority level of 

neighborhood shows that residents of substantially minority neighborhoods (50 to 79 percent 

minorities) are 2.1 times more likely to receive high-cost loans than residents of neighborhoods 

with less than 10 percent minorities (divide 20.3 percent of loans being high-cost in substantially 

minority neighborhoods by 9.7 percent of the loans being high-cost in neighborhoods less than 

10 percent). Likewise residents of predominantly minority neighborhoods are 3.56 times more 

likely than predominantly white neighborhoods to receive high-cost loans. 

Conventional Denial Disparity Analysis.  

The overall denial rate (Appendix H Table 1c, see Chart 3-1c) is about 29 percent in Houston 

Galveston. The denial rate for non-Hispanic white individuals is about 20 percent, whereas the 

denial rates for the African Americans and Hispanics are 50.23 percent and 42.61 percent, 

respectively. African Americans and Hispanics are 2.5 and 2.13 times more likely, respectively, 

than non-Hispanic whites to be denied a loan. 

Chart 3-1c ï Derived from data in Table 1c 

 




























































































































































































































